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ABP-310709-21

Planning and Development Acts 2000 to 2021

Planning Authority: Dublin City Council

Planning Register Reference Number: 2569/21

Appeal by Urban Life Development care of Ste IKen -own Planning and

Development Consultants of Jocelyn House4LceDl greet, Dundalk, County

rC;ne, 2021 by Dublin CityLouth against the decision made on the

relopment.Council to refuse permission for the/roI

amd clearance of all buildings andProposed Development: DJ

iG of two apartment buildings withstructures on site

balconies (Buildin! lntain a total of 99 number apartments

lpartments and will range in height fromBuilding A will col
deys. Building B will range in height from three-th ;tI

and will contain 41 number apartments. The overall

mprise a mix of 66 number one-bedroom, 30 number two-

number three-bedroom apartments and will be operated

levelopment with residential amenity rooms and communal

open{pace including a podium garden. The development proposed provides

for the creation of a non-vehicular link (pedestrian / cycle only link) through the

application site from Beaumont Road/Grace Park Court to Ellenfield Road

requiring the demolition of part of an existing boundary wall at the southern

end of Ellenfield Road (adjacent Numbers 9 and 23B Ellenfield Road)
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(

Vehicular access to the site will be via Grace Park Court and on-site car

parking will be provided by way of a semi-basement car park to the rear of

Building B. This planning application includes for signage for the

development, the undergrounding of existing overhead lines, a car parking

space on Grace Park Court on the public highway intended for use by Go car

or similar operator, public and communal open space, roof terrace at second

floor of Building A, landscaping, public lighting, an ESB sub-station and all

associated site development works and boundary treatments. Site at

Beaumont Road / Beaumont Grove / Grace Park Court /Ellenfield

Beaumont, Dublin. The site includes Number 72 Beaumont Rod

the rear and adjacent to Number 72 Beaumont Road incluq®QIY{:1:kklknown as 'Beaumont Drive In’ Beaumont Grove / Gracl

Road, Beaumont, Dublin

b
Decision

GRANT permission for the ab_oN'oposed development in accordance
ns ased on the reasons andwith the said plans and
; to the conditions set out belowconsiderations und

Matters r

@©ision, the Board had regard to those matters to which, byIn m.

Planning and Development Acts and Regulations madeF
Ider, it was required to have regard. Such matters included anytI

sub6issions and observations received by it in accordance with statutory

provISIons.
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( Reasons and Considerations

In coming to its decision, the Board had regard to the following:

(a) The policies and objectives of the Dublin City Development Plan 2016-

2022

(b) The Rebuilding Ireland Action Plan for Housing and Homelessness

2016

(C)

(d)

The National Planning Framework, Project Ireland 2040, u

the importance of compact growth

The provisions of the Urban D

Guidelines for Planning Auth

Housing, Planning and L

(e) rds forThe provisions of the Su:

New Apartments, Guideli le

Department of Housing, Plan bLand Local Government in December
2020

(D and Flood Risk Management

,luding the associated Technical

of Environment, Heritage and

q ces infrastructure;

(h) The pattern of existing and permitted development in the area;

Rtf(''I' ''d d''ig' 'f th' p”pos'd d'velopment and theT

My in the area of a wide range of social, transport and water

(g)

(i) The provisions of Section 37(b)(2) of the Planning and Development Act

2000, as amended, whereby the Board is not precluded from granting

P
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permission for a development that materially contravenes a

Development Plan;

a) The submissions and observations received, and

(k) The report of the planning inspector.

r'

Appropriate Assessment Screening

The Board completed an Appropriate Assessment screening exe]r g

relation to the potential effects of the proposed d

sites, taking into account the nature and scale It

on serviced lands, the nature of the receivin a

built-up urban area, the distances to the ne

hydrological pathway considerations, subm

the information submitted as part of the a@6 lt’s)\ppropriate Assessment
In completing thedocumentation and the planning inspel

-d lpted the report of thescreening exercise, thI

planning inspector anI in combination with other

development, plans al vicinity, the proposed development

effect on any European site in view ofwould not be likely to

>s, and that a Stage 2 Appropriatethe conservation oJ

Assessment isxtaore, required. In particular, the Board agreed with

hng inspector’s assessment and conclusion that a Stageand adopt€ a

!essment was not required notwithstanding the submission2 Al

It Statement by the applicant for permission, which

basis that a Stage 2 Appropriate Assessment was required
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( Conclusions on Proper Planning and Sustainable

Development

The Board considered that, subject to compliance with the conditions set out

below, the proposed development would constitute an acceptable density of

development in this accessible urban location, would not seriously injure the

residential or visual amenities of the area or of property in the vicinity, would

be acceptable in terms of urban design, height and quantum of

would be acceptable in terms of impacts on traffic and pede

convenience and would provide an acceptable form of resid

future occupants

The Board considers that with the exception of building G Id apartment

dubtin City
mix, the proposed development would be compl enb

’accordance with theDevelopment Plan 2016-2022 and would, theLen i

proper planning and sustainable develol rea

==..===:::.'.=1=,;K.::W::=,“..::::==
@@rially contravene the Dublin Citystatutory plan for the area

non to building heights and apartmentDevelopment Plan 201612.

mix. The Board cons© the attachment of a condition to reduce

only, having regard to the provisions ofthe height of BlocJ

Kng and Development Act 2000, as amended, thesection 37(2) 9
ID

material contravention of the Dublin City Developmentgrant of per&ssiol

7ould be justified for the following reasons andPI

C

sed development is considered to be of strategic or national

importance by reason of its potential to contribute to the achievement of

the Government’s policy to increase the delivery of housing set out in the

Rebuilding Ireland – Action Plan for Housing and Homelessness issued

in July 2016 and to facilitate the achievement of greater density and

height in residential development in an urban centre close to public
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transport and centres of employment. Accordingly, the provisions set

out under section 37(2)(b)(i) of the Planning and Development Act 2000,

as amended, are applicable;

r

• It is considered that permission for the proposed development should be

granted having regard to national policy as set out in the Project Ireland

2040 National Planning Framework, in particular Objectives 13 and 35,

the Urban Development and Building Heights Guidelines for Plannir]

Authorities issued by the Department of Housing, Planning and 4

Government in December 2018, in particular Specific PlannUI C

Requirement 3(a) and the Sustainable Urb

Standards for New Apartment

issued by the Departl [ rI t

in December 202. It 8

Accordingly, th

Planning and

• Since adoptio

Board has approved a 22 meNpigh building at the Bonnington Hotel on

Swords Road (ABP-31 ®nhich is approximately one kilometre to
the southwest of }sG, as well as a 40 metre-high building at

No nr #£ntre (ABP-307011-20) and a 24 metre-highthe Omni Park

Ge (ABP-306987-20) both approximately 1.2building at

[EVrthwest of the appeal site in Santry. The proposed::ICIcontinuing on that pattern of development. Accordingly

b6ment Act 2000, as amended, are applicable with respect to theq posed building heights.
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( Conditions

1 The development shall be carried out and completed in accordance with

the plans and particulars lodged with the application, as amended by the

further plans and particulars received by An Bord Pleanala on the 1 st

day of July 2021, except as may otherwise be required in order to

comply with the following conditions. Where such conditions require

details to be agreed with the planning authority, the developer sha

======'=.'":=:".'.::’.':„'=:::=:Tha

out and completed in accordance with the agreed parti @

Reason: in the interest of clarity.

2

(a)

The proposed development shall be a& ecBFs%ollows

the slip road to Beaumontthe height of Block A, which

Road, shall be reduced de maximum of six-storeys. This shall be

achieved by the omi®,Ie toP two floors in this block

(b)

(C)

revised elev,

northwe: B

breaking up the appearance of the

Blocks A and B facing Ellenfield Road

4ccess from the public street to the secure anddireJtQ mE;

1lterqXsement level cycle parking facilityS

ion of car parking spaces numbers 1, 2, 39 and 40

on drawing number 20-048 P005

[evised drawings showing compliance with these requirements shall be

submitted to, and agreed in writing with, the planning authority prior to

commencement of development.

Reason: in the interests of visual and residential amenity, traffic and

pedestrian safety.
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3. Prior to the commencement of development, the developer shall submit

details of a proposed covenant or legal agreement which confirms that

the development hereby permitted shall remain owned and operated by

an institutional entity for a minimum period of not less than 15 years and

where no individual residential units shall be sold separately for that

period. The period of 15 years shall be from the date of occupation of

the first residential unit within the scheme.

(

Reason: in the interest of the proper planning and sustainab19

development of the area

4. Prior to expiration of the 15-year PI

developer shall submit ownership

proposed for the continued operat

build-to-rent scheme. Any propos

build-to-rent model, as authorised

separate planning applicatio

renant, the

Reason : In the i Ferly development and clarity

5 Id textures of all the external finishes

bmitted with the application and

th the planning authority
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(
6. No additional development shall take place above roof parapet level,

including lift motor enclosures, air handling equipment, storage tanks,

ducts or other external plant, telecommunication aerials, antennas or

equipment, unless authorised by a further grant of planning permission.

Access to sedum roofs shall be for maintenance purposes only.

Reason: To protect the visual and residential amenities of the area.

7. Proposals for a development name, apartment numbering sg bYassociated signage shall be submitted to, and agreed in 19

planning authority prior to commencement of devell eafter

le with theall such names and numbering shall be provided iI

agreed scheme. No advertisements or marke1 a relating to theVW
3’eveloper hasname of the development shall be erected&I

obtained the planning authority’s writtel :ee)eTlt to the proposed
name.

Reason In the i

y”
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8. Prior to the occupation of the development, a Mobility Management

Strategy (travel plan), including an interim or temporary strategy

reflecting any requirements or adjustments relating to Covid-19

movement and travel patterns, shall be submitted to and agreed in

writing with the planning authority. This shall provide for incentives to

encourage the use of public transport, cycling, walking and carpooling by

residents and staff employed in the development and to reduce and

regulate the extent of parking. The interim or temporary

applicable, should reflect the requirements of Design Manual

Roads and Street Interim Advice Note – Covid

2020. The mobility strategy shall be prepared and

management company for all units within the

(

strategy

Pandemi

Im

deve le

Reason: in the interest of encouraging

transport and reflecting the needs of

Covid-19 pandemic. /R

linable modes of

lsynd cyclists during the

9. The Mobility Manageml mr shall incorporate a car parking

Xvetopment, which shall address themanagement strat9g

Int of car spaces to residents over time andrnanagernen

4or any car-share parking. Car parking spacesshall includ

shall nobEl Ir any other purpose and shall be assigned and

Eparate capacity via leasing or permit arrangements

bject of a separate grant of planning permission

ensure that adequate parking facilities are permanently

Evaitabte to serve the proposed residential units and in the interest of

encouraging the use of sustainable modes of transport.
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( 10. A minimum of 10% of all car parking spaces shall be provided with

electric vehicle charging stations or points, and ducting shall be provided

for all remaining car parking spaces facilitating the installation of electric

vehicle charging points or stations at a later date.

Reason: To provide for and future proof the development such as would

facilitate the use of electric vehicles

11 Prior to commencement of development, the develo

water and / or wastewater connection agreement(s)

development shall be carried out in compliance with

standards codes and practices

Reason : In the interest of public health

12. (a) Drainage al

su rfa.

Ittenuation and disposal of

ItS of the planning

(b) reloper shall submit

to theJLa1 1@uthority for written agreement a Stage 2 - Detailed
Storm Water Audit

ompletion of the development, a Stage 3 Completion

'ater Audit to demonstrate Sustainable Urban Drainage

measures have been installed and are working as

designed and that there has been no misconnections or damage to

storm water drainage infrastructure during construction, shall be

submitted to the planning authority for written agreement
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(d) A maintenance policy to include regular operational inspection and

maintenance of the Sustainable Urban Drainage System

infrastructure and the fuel interceptors shall be submitted to and

agreed in writing with the planning authority prior to the occupation

of proposed apartments and shall be implemented in accordance

with that agreement.

(

Reason: in the interest of public health and surface water mana

13. Public lighting shall be provided

shall include lighting alo
details of which shall

planning auth

of lighting

for occupa

Reason:

14 with the proposed development, such asAll service

electrical fcations and communal television, shall be located

lg shall be provided by the developer to facilitate theundergJ

o$>ITadband infrastructure within the proposed development

Mver ground cables shall be relocated underground as part of

evelopment works

easorl In the interests of visual and residential amenity.
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(
15. The site shall be landscaped, and earthworks carried out in accordance

with the detailed comprehensive scheme of landscaping, including the

Landscape Management and Maintenance Plan, which accompanied the

application submitted, unless otherwise agreed in writing with, the

planning authority prior to commencement of development.

The landscape scheme shall be implemented fully in the first planting

season following completion of the development, and any trees OL

shrubs that die or are removed within three years of pI

replaced in the first planting season thereafter. This

completed before any of the apartments are made a

occupation

Reason :
In the interest of residential and #uh

16. The managl
followi

;ed development
lstituted

t

d

To I)Ride for the satisfactory future maintenance of thisReaso

Gn the interest of residential amenity?Pq
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17. (a) A plan containing details for the management of waste (and, in

particular, recyclable materials) within the development, including

the provision of facilities for the storage, separation and collection

of the waste and, in particular, recyclable materials and for the

ongoing operation of these facilities for each apartment shall be

submitted to, and agreed in writing with, the planning authority not

later than six months from the date of commencement of the

(

development. Thereafter, the waste shall be managed in

accordance with the agreed plan

(b) This plan shall provide for secure communal bin Teorord

includeddevelopment, the locations and designs of wp S I

in the details to be submitted

b
In the interest of residential a)1 to ensure theenl

provision of adequate refuse stor

Reason:

Trees to be removed on

dI

MI )e felled in late summer or autumn

(bat hibernation). Any

anner to be agreed in writing

If a qualified ecologist. Any
removal of trees that

der licence from the

ny such licence shall

eason In the interest of nature conservation.

f‘
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( 19. The developer shall facilitate the preservation, recording and protection

of archaeological materials or features that may exist within the site. In

this regard, the developer shall:

(a) notify the planning authority in writing at least four weeks prior to

the commencement of any site operation (including hydrological

and geotechnical investigations) relating to the proposed

development,

(b) employ a suitably-qualified archaeologist who shall B

investigations and other excavation works, and

,ttbfe

lthority, for the(c) provide arrangements, acceptable to the dar:

recording and for the removal of any ;h I material which

the authority considers appropriataLo r:

lirements, the matter shallIn default of agreement on any of tI

be referred to An Bord Ir determination

Reason: in order to d

to secure the pn
within the sit9

archaeological heritage of the site and

)tection of any remains that may exist

[~
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20. Construction and demolition waste shall be managed in accordance with

a construction waste and demolition management plan, which shall be

submitted to, and agreed in writing with, the planning authority prior to

commencement of development. This plan shall be prepared in

accordance with the 'Best Practice Guidelines on the Preparation of

Waste Management Plans for Construction and Demolition Projects’,

published by the Department of the Environment, Heritage and Local

(

Government in July 2006. The plan shall include details ofwastq

generated during site clearance and construction phases, and it

the methods and locations to be employed for the pre

minimisation, recovery and disposal of this material iI with

the provision of the Waste Management Plan for tb 'hich the

site is situated

b
In the interest of sustainableJdast} fagementReason:

21 The constructio

with a C

subl

CO

int

Id in accordance

rhich shall be

prior to
EIs of

ihe site and materials compound(s), including areasa

'd for the storage of construction refuse

& a t i o n o f a r e a s fo r c o n s t r u c t i o n s i t e o K i c e s and staR facilities :

Details of site security fencing and hoardings;

(d) Details of on-site car parking facilities for site workers during the

course of construction;

r'
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( (e) A Construction Traffic Management Plan providing details of the

timing and routing of construction traffic to and from the

construction site and associated directional signage, to include

proposals to facilitate the delivery of abnormal loads to the site.

(f) Measures to obviate queuing of construction traffic on the adjoining

road network;

(g) Measures to prevent the spillage or deposit of clay, rubble q

debris on the public road network

ErNiElistsAlternative arrangements to be put in place for PI

and vehicles in the case of the closure of any nW aMr

footpath during the course of site developmeU8

;tion fromDetails of appropriate i

K72: 1992 Guide toconstruction activity

in Buildings (1 Hz toEvaluation of Hum.

and Measurement for80Hz) and BS7:
!vels from GroundVibration in Bu

monitoring of such levelsBorne Vibration

litigation measures for noise and dust, and
Details ofId

levelsmonitorirfq a

111S1% a 1 1 C 0 n S t r U C t i O n = r e 1 a t e d f U e I a n d oil within speciallyCO

grO ted bLInds to ensure that fuel spillages are fully containedI

bunds shall be roofed to exclude rainwater

6ff-site disposal of construction/demolition waste and details of

how it is proposed to manage excavated soil

(m) Means to ensure that surface water run-off is controlled such that

no silt or other pollutants enter local surface water sewers or

drains;
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(n) A record of daily checks that the works are being undertaken in [

accordance with the Construction Environmental Management Plan

shall be kept for inspection by the planning authority.

Reason: in the interest of amenities, public health and safety.

Site development and building works shall be carried out only betwwl
0800 to 1900 hours Mondays to Fridays inclusive, 0800 to 1400

on Saturdays, and not at all on Sundays and public holid; id

from these times will only be allowed in exceptional c

where prior written approval has been received from

authority

Reason: in order to safeguard the resided.al

the vicinity

IS of property in

23. Priorto col

th

Fe applicant or other person
'lates shall enterllicati

in relation to the

ts of section

and

ded, unless an exemption certificate

ted under section 97 of the

;hed within eightt

ther than a

the planning
to An Bord

Pleanala for determination

Reason: To comply with the requirements of Part V of the Planning and

Development Act 2000, as amended, and of the housing strategy in the

development plan of the area.
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(
24. Prior to commencement of development, the developer shall lodge with

the planning authority a cash deposit, a bond of an insurance company,

or other security to secure the provision and satisfactory completion and

maintenance until taken in charge by the local authority of roads,

footpaths, watermains, drains, public open space and other services

required in connection with the development, coupled with an agreement

empowering the local authority to apply such security or part thereof to

the satisfactory completion or maintenance of any part of the

development. The form and amount of the security shall be as,i
between the planning authority and the developer or, in deM

agreement, shall be referred to An Bord Pleanala for dgjeI kaRl

Reason: To ensure the satisfactory completion armtgnance of the

bdevelopment until taken in charge

P
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25. The developer shall pay to the planning authority a financial contribution

in respect of public infrastructure and facilities benefiting development in

the area of the planning authority that is provided or intended to be

provided by or on behalf of the authority in accordance with the terms of

the Development Contribution Scheme made under section 48 of the

Planning and Development Act 2000, as amended. The contribution

shall be paid prior to commencement of development or in such phased

(

payments as the planning authority may facilitate and shall be suq

any applicable indexation provisions of the Scheme at the tim

&r,payment. Details of the application of the terms of the Sch

agreed between the planning authority and the develoDpf]

such agreement, the matter shall be referred tt EIa to

determine the proper applicatio

It is a requirement

as amended, that a conditi.

the Development Contribu

be applied to the permission

Reason : Act 2000

lance with

of the Act

/
I L1

Paul Hyq
-+r

Meltar ofAn Bord Pleanala

auly authorised to authenticate
the seal of the Board

Dated this / ;$ day of 2022
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